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Overview
 Clarifications & General Comment Responses

 History of Two Family in Gloucester

 Summary of Buildout

 Building Height in the Region



General 
Comment
Responses

 Each of the proposals is not designed to solely create 
affordable housing, HPP goal is to create housing options 
across markets

 Any lot that currently complies with two-family requirements 
could be torn down and a two-family can be constructed, 
these amendments are about process

 HPP addresses affordability through CDBG programs, 
inclusionary, ADUs, and partnering with non-profit housing 
groups with ATF and CPC funding

 These amendments are entirely within the City Council’s 
control (MAPC provided support in development of local plan)

 Only increase in potential of two-family is by reduction in lot 
area requirements in R-30, R-40, R-80 and allowance in RC-40

 Only way affordability is protected is by deed restriction – city 
currently has over 1000 units of subsidized housing



History of 
Two-Family

 Introduction of two-family in residential districts in early 
1980s by special permit

 Allowance by-right for both new and conversions 1993

 Re-introduction of special permit for conversions with 
exterior change 1998

 Current ordinance allows tear-down or new construction, 
conversions without exterior change, and requires 
special permit for conversion with exterior change.



Recent 
Conversions & 
New Two Family
Three Family
2018-Present

Use Structures New Units

One to Two Family 47 47

New Two Family 8 16

Two to Three Family 11 11

One to Three Family 4 8

Total 82



Potential Change 
in Development 
of 2 and 3 Family



Potential from 
Changes to 
Two-Family 
Use and 
Allowance

Zoning
District

Total Lots Compliant 
Lots 

1 – 2-
Family 
Conversion

New 2-
Family

Total 
Potential 
Units

R-10 3543 909 858 102 960

R-20 4215 717 620 194 814

R-30 775 89 70 32 102

R-40 432 118 96 44 140

RC-40 287 11 0 0 11*

R-80 514 76 36 40 76 

Buildout based on the following criteria: Frontage, Lot Area, Minimum lot 
area to include <25% weltand, land use code (vacant, sf)
Excludes: conservation land, city land, utility owned etc.
Does not consider Title V, location of structure on a lot, utility limitations, 
private deed restrictions or easements 



Potential from 
Changes to 
Three-Family 
Allowance

Zoning 
District

Total 
Lots

Compliant 
Lots

1 – 3-Family 
Conversion

2 – 3-Family 
Conversion

New 3-
Family

Total 
Potential 
Units

R-5 2183 791 317 102 5 875

Buildout based on the following criteria: Frontage, Lot Area, Minimum lot 
area to include <25% weltand, land use code (vacant, sf)
Excludes: conservation land, city land, utility owned etc.
Does not consider Title V, location of structure on a lot, utility limitations, 
private deed restrictions or easements 



Building 
Height Defined

 Building Height: In the case of a flat roof, the vertical 
distance measured from the average grade prior to building 
construction to the highest point of the roof assembly 
(including parapets). In the case of a sloping roof, the vertical 
distance measured from the average grade prior to building 
construction to the highest point of the peak or ridge.

 The average grade prior to building construction is 
established by determining the elevation of the building at all 
of its corners and deriving the average thereof. Included in 
the determination of height are widow's walks, towers or 
cupolas that are more than four feet long, four feet wide and 
four feet tall. Not included in the determination of height are 
accessory features such as chimneys, skylights, television 
antennae and building mechanicals in large commercial, 
apartment and condominium buildings.



Maximum 
Building 
Height



Effects of Current Zoning Amendments

1. Bring uniformity to our Zoning Ordinance Section 2.3.1 regulating production of Two-Family homes (1)

• Removing the ZBA Special Permit Requirement from One to Two-Family conversions with exterior modifications

• Treating conversions and new Two-Family construction uniformly per MGL 40A Section 4 mandates

• Adds ability to convert or build new Two-Family housing in RC-40 through a ZBA Special Permit

2.  Allow Multi-Family three unit apartment conversion or construction by right in R-5 and via ZBA Special Permit in R-30 (2, 6)

3.  Reduce the Minimum Lot Area Per Dwelling Unit for Two and Three-Family Dwellings in R-80, R-40, and R-30 (3, 6)

• R-80 — 80,000 sf Minimum Lot Size; 40,000 sf Minimum Per Unit (Two-Family Limit)

• R-40 — 40,000 sf Minimum Lot Size; 20,000 sf Minimum Per Unit (Two-Family Limit)

• R-30 — 30,000 sf Minimum Lot Size; 15,000 sf Minimum Per Unit (Two-Family by right; Three-Family, ZBA Special Permit)

4.  Reduce the Minimum Lot Width to correspond to Minimum Frontage requirement in R-80, R-40, RC-40, R-30, and R-10 (4)

• R-80, R-40, RC-40 — 100 ft Minimum Lot Width, 100 ft Minimum Frontage (MLW down from 150 ft)

• R-30 — 80 ft Minimum Lot Width, 80 ft Minimum Frontage (MLW down from 100 ft)

• R-20 — 80 ft Minimum Lot Width, 80 ft Minimum Frontage (MLW down from 100 ft)

• R-10 — 65 ft Minimum Lot Width, 65 ft Minimum Frontage (MLW down from 80 ft)

• Total Minimum Lot Size remains unaffected in all districts

5.  Increase Maximum Building Height to 35 ft for One, Two, and Three-Family Dwellings (5, 9)

• R-80, R-40, RC-40, R-30, R-20, R-10, R-5, CCD, CB, VB

6.  Increase Maximum Building Height to 35 ft and 45 ft for Multifamily Dwellings and Accessory Uses of Four Units or more (7,8,9)

• 35 ft in R-30, R-20, R-10, R-5, and VB Districts

• 45 ft in CCD and CB Districts

• Lots and any Existing Dwellings must be in full compliance with all other zoning and dimensional requirements in order to utilize any new by right allowances. The numbers at 

the end of each section correspond to the specific amendment/motion.



Proposed Planning Board zoning amendments presented to City Council 
Received by City Clerk’s office on 12/20/21 from Planning Board and this 
12/17/21 letter is found on pages 52 and 53 of the 1/5/22 P and D packet. 

 
● Proposed amendments are highlighted and bold 
● Minor amendments, such as footnotes, are not highlighted nor bold 

 
 

●  Amendment #1  

To recommend to the City Council to amend the Zoning Ordinance  

Section 2.3.1 Residential Uses, uses #2 and #3, to allow 

conversions  of one-family and new two family dwellings by right in 

the R-40, R-30,  R-20, R-10 and R-5 zoning districts, and by special 

permit issued by  the ZBA in the RC-40 zoning district, and 

renumbering uses #5(a) and  #5(b) to #4 and #5 as reflected in the 

drafted proposal.  

• Changes Conversion of a one-family dwelling with exterior changes  to 

a by right use, bringing it to parity with conversion with internal  changes 

and new construction which are both allowed by right.  

• Brings our two family ordinance in compliance with MGL 40A  

Section 4 which requires that like uses be treated uniformly in the  

same district.  

• Adds one-family conversion to two family or two-family new  

construction via a ZBA Special Permit process in RC-40. Currently  

RC-40 is our only single-family district.  

● Amendment #2 

To recommend to the City Council to amend the Zoning Ordinance  

Section 2.3.1 residential uses, use #6 Conversion to or new  

multifamily of apartment dwelling, three dwelling units, by allowing  

such use in the R-30 Zoning District by special permit issued by the  

ZBA, and by-right in the R-5 Zoning District, as reflected in the 

drafted  proposal.  

• Changes conversion to or new construction of Three-family  structures 

to a by right use in R-5. Currently a ZBA Special Permit is  required.  

• Changes conversion to or new construction of Three-family  structures 

in R-30 to a ZBA Special Permit requirement. Currently a  City Council 



Special Permit is required 

 

● Amendment #3 

To recommend to the CC to amend the Zoning Ordinance Section  

3.2.1 Dimensional Requirements for Single, Two-Family and Three 

Family Dwellings, by amending the minimum lot area per dwelling 

unit  (sf) by zoning district as follows R-80 - 40,000; R-40 - 20,000; 

R30 -  15,000 as reflected in the drafted proposal.  

• Removes the current requirement to double lot size in these districts  to 

convert to or build a new Two-family home.  

• Reduces the Per Unit lot size requirements to 40,000 in R-80;  

20,000 in R-40; and 15,000 in R-30.  

• Overall lot size requirements remain the same.  

● Amendment #4 

To recommend to the CC to amend the zoning ordinance Section  

3.2.1. Dimensional Requirements for Single, Two-Family and Three 

Family Dwellings, by amending the minimum lot width (ft) by zoning  

district as follows R-80 - 100; R-40 - 100; RC-40 - 100; R-30 -80; R20  

-80; R10 - 65 as reflected in the drafted proposal   

• Reduces the Minimum Lot Width to correspond to the required  

Minimum Frontage in each district. Current zoning requires a  

“fattening” of lots beyond the Frontage.  

• Overall lot size requirements are remain the same.  

● Amendment #5 

To recommend to the CC to amend the zoning ordinance section 

3.2.1  Dimensional Requirements for Single, Two-Family and Three-

Family  Dwellings, by amending the Maximum building height (ft) to 

35 feet in  the following zoning districts R-80; R-40; RC -40; R-30; R-

20; R-10;  R-5, CCD, CB and VB as reflected in the drafted proposal.  



• Increases the maximum by right height allowance to 35 feet from the  

current 30 foot limit.  

• Allows for greater flexibility in accommodating Two and Three 

Family home construction.  

• Allows for greater flexibility in accommodating the elimination of  ground 

floor habitable space in flood zones while continuing to allow  adequate 

living space above.  

• Creates uniform treatment for these limits and uses across the city,  

Amendment #6 (minor footnote amendment to Amendment #2 and #3) 

To recommend to the CC to amend the Zoning Ordinance Section  

3.2.1 Dimensional Requirements for One, Two-Family; and Three 

Family Dwellings, by amending footnote a. to read “this requirement  

pertains to one, two and three family dwellings. For multifamily  

dwellings of four or more units see Section 3.2.2” as reflected in the  

drafted proposal.  

• Cleans up the footnote language to account for the Per Unit lot area  

changes in R-30, R-40, RC-40 and R-80.  

• Cleans up the footnote language to account for the potential Three 

Family use in R-5, R-10, R-20, and R-30  

● Amendment #7  

To recommend to the City Council to amend the Zoning Ordinance  

Section 3.2.2 Dimensional Requirements for Multifamily Dwellings 

and  Their Accessory Uses (other than signs) by amending the 

Maximum  building height to 35 feet in the following zoning districts 

R-30, R-20,  R-10; and R-5; and amending the Maximum building 

height to 45 feet  in the following zoning district CCD and CB as 

reflected in the drafted  proposal.  

• Increases the Maximum by right height for Multifamily Dwellings to  

35 feet in VB, R-30, R-20, R-10, and R-5 districts.  

• Increases the Maximum by right height for Multifamily Dwellings to  45 

feet in CCD and CB districts, allowing for greater mixed use  residential 

development along Main Street and the surrounding area.  



 

Amendment #8 (minor amendment goes with amendment #7) 

To recommend to the CC to amend the Zoning Ordinance Section  

3.2.2 Dimensional Requirements for Multi-family Dwellings and Their  

Accessory Uses (other than signs), by amending footnote f. To read  

“Increase by one-half foot for each foot by which building height  

exceeds 35 feet or 45 feet respectively.” as reflected in the drafted  

proposal.  

• Changes the footnote language to account for the changes to 35 foot  

and 45 foot Maximum height allowances in Motion 7.  

Amendment #9 (Minor footnote amendment to amendment #5 and 7) 

To recommend to the CC to amend the zoning ordinance Section  3.1.6 

Special Permit for Building Heights in Excess of Section 3.2  Limits, by 

amending Section 3.1.6 (b) by re-titling the section and  amending the 

first sentence to read “(b) Building heights in excess of   

35 feet or greater: Building heights in excess of height requirements of  

35 feet or 45 feet, respectively, may be authorized by special permit  

issued by City Council” as reflected in the drafted proposal.  

• Changes the title for section (b) to reflect the new recommended by  

right Maximum height allowances of 35 feet and 45 feet  



https://www.gloucester-ma.gov/ArchiveCenter/ViewFile/Item/14051
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